Page 1 of 15
LEASE AGREEMENT

AL Voo
THIS LEASE AGREEMENT (the “Lease”) is entered info this 71:“ day of th}%i:ﬁ , 2008
between Rainier Commeons, L.L.C ___ (‘Landlord”), and JonD.WIENS & CATHYLE. (“Tenant™).

Landlord and Tenant agree as follows:

1.

LEASE SUMMARY.

a. Leased Premises. The leased commercial real estate (the “Premises”) consist of an agreed area of
rentable square feet and are outlined on the floor plan attached as Exhibit A, located on the land legally described
on attached Exhibit B, and is commonly known as 3150 Airport Way South Seattle WA, Consisting of aproximatly
240,000 SF of buildings. Tenant to iease Unit 10-410 consisting of aproximatly 1200 square feet. The Premises
do not include, and Landlord reserves, the exterior walls and roof of the Premises, the land beneath the Premises,
the pipes and ducts, conduits, wires, fixtures, and equipment above the suspended ceiling or structural elements
of the building in which the Premises are located (the “Building”). The Building, the land upon which it is situated,
all other improvements located on such land, and all common areas appurtenant to the Building are referred to
herein as the “Property.”

b. Lease Commencement Date. The Lease shall commence on the _1ist day of Movember , 2008

c. Lease Termination Date. The lLease shall terminate on the _31st day of October , 2013,
Written notice shall be given by Landlord or Tenant 30 days prior to termination of lease.

d. Base Rent. The base monthly rent shall be (check one): [] $_ or [X| according to the Rent Rider
attached hereto. Rent shall be payable at Landlord’s address shown in Section 1(h) below, or such other place
designated in writing by Landlord.

e. Prepaid Rent. Upon execution of this Lease, Tenant shall deliver t¢ Landiord the sum of $ 1200.00 as
prepaid rent, to be applied to the Rent due for the _1st__ month(s) of the Lease. Tenant shall also deliver to

Landiord the sum of $_ 1200.00 as prepaid rent, to be applied to the Rent due for the _last _month(s) of the Lease.

g. Permitted Use. The Premises shall be used only purposes of LiveAVork Dwelling and all other related
business activities to tenant’s business and for no other purpose without the prior written consent of Landlord.

h. Notice and Payment Addresses:
Landlord:____Fax No.: 206 447 0263 3317 4™ Avennue South - Seattle, Wa, 98134
Landlord:____No.: _208 979 7047 3150 10-410 Airport Scuth — Seattle, Wa. 98134

PREMISES. Landlord leases to Tenant, and Tenant leases from Landlord the Premises upon the terms specified
in this Lease.

TERM

a. Term Duration. The duration of this lease term shall be defined as the duration of time between lease
commencement Date of Section 1b and Lease Termination Date of Section 1c¢. ‘

b. Tenant Obligations. To the extent Tenant’s tenant improvements are not completed in time for the Tenant to
occupy o_rtake possession of the Premises on the Commencement Date due to the failure of Tenant to fulfill any
of its obligations under this Lease, the Lease shall nevertheless commence on the Commencement Date.

Except as specified elsewhere in this Lease, Landlord makes no representations or warranties to Tenant
regarding the Premises, including the structural condition of the Premises and the condition of all mechanical,
electrical, and other systems on the Premises. Tenant shall be responsible for performing any work necessary to
bring the Premises into condition satisfactory to Tenant. By signing this Lease, Tenant acknowledges that it has
had adequate opportunity to investigate the Premises, acknowledges responsibility for making any corrections,
alterations and repairs to the Premises (other than the Landlord’s Work), and acknowledges that the time needed
to complete any such items shall not delay the Commencement Date.

RENT

a. Definition. Tenant shall pay Landiord without demand, deduction or offset, in lawful money of the United
States, the monthly rental stated in Section 1(d) in advance on or before the first day of each month during the
Lease Term beginning on (check one): the Commencement Date, or []___ (if no date specified, then on
the Commencement Date), and any other additional payments due to Landlord (collectively the “Rent”) when
requiretcij under this Lease. Payments for any partial month at the beginning or end of the Lease term shall be
prorated.
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if any sums payable by Tenant to Landlord under this Lease are not received by the fifth (5th) day of each month,
Tenant shall pay Landlord in addition to the amount due, for the cost of collecting and handling sup_h late
payment, an amount equal to the greater of $60.00 or five percent (5%) of the delinquent amount. In addition, all
delinquent sums payable by Tenant to Landlord and not paid within five days of the due date shall, at Landlord’s
option, bear interest at the rate of twelve percent (12%) per annum, or the highest rate of interest allowabie by
law, whichever is less. Interest on all delinquent amounts shall be calculated from the original due date to the
date of payment.

Landlord’s acceptance of less than the full amount of any payment due from Tenant shall not be deemgd an
accord and satisfaction or compromise of such payment unless Landlord specifically consents in writing to
payment of such lesser sum as an accord and satisfaction or compromise of the amount which Landlord claims.

b. Abated Rent. One month rent shail be abaied as compensation for tenant improvements.

USES.

a. Definition. The Premises shall be used only for the use(s) specified in Section 1(g) above (the “Pemitted
Use”), and for no other business or purpose without the prior written consent of Landlord. No act shall be done on
or around the Premises that is unlawful or that will increase the existing rate of insurance on the Premises or the
Building, or cause the cancellation of any insurance on the Premises or the Building. Tenant shall not commit or
allow to be committed any waste upon the Premises, or any public or private nuisance. Tenant shall not do or
permit anything to be done in the Premises or on the Property which will obstruct or interfere with the rights of
other tenants or occupants of the Property, or their customers, clients and visitors; or to injure or annoy such
persons.

b. Early Possession. Tenant shall have the right to take early possession of the premises, upon execution of this
document, for the sole purpose of performing tenant improvements so long as this limited use in no way impacts
the landlord’s ability to perform the landlord’s work as defined in exhibit C of this document. Tenant shall not have
the right to any other uses including but not limited to storage until the lease has commenced.

COMPLIANCE WITH LAWS. Tenant shall not cause or permit the Premises to be used in any way which
violates any law, ordinance, or governmental regulation or order. Landlord represents to Tenant, to the best of
Landlord’s knowledge, that with the exception of any Tenant's Work, as of the Commencement Date, the
Premises comply with all applicable laws, rules, regulations, or orders. Tenant shall be responsible for complying
with all laws applicable to the Premises as a result of Tenant's particular use, such as modifications required by
the Americans With Disabilities Act as a result of Tenant opening the Premises to the public as a place of public
accommodation. If the enactment or enforcement of any law, ordinance, regulation or code during the Lease term
requires any changes to the Premises during the Lease term, the Tenant shall perform all such changes at its
expense if the changes are required due to the nature of Tenant’s activities at the Premises, or to alterations that
Tenant seeks to make to the Premises; otherwise, Landlord shall perform all such changes at its expense.

UTILITIES AND SERVICES. Tenant shall provide pay for the following services: water and electricity for the
Premises seven (7) days per week, twenty-four (24) hours per day. Tenant shall pay its proportionate share of all
charges for utilities jointly metered based on the ratio which the square feet of floor area of the Premises bears to
the total square feet of floor area served by the joint meter. :

Tenant shall furmish and pay, at Tenant’s sole expense, all other utilities (including, but not limited to, telephone
and cable service if available) and other services which Tenant requires with respect to the Premises.
Notwithstanding the foregoing, if Tenant’'s use of the Premises incurs utility service charges which are above
ordinary usage, Landlord reserves the right fo require Tenant to pay a reasonable additional charge for such
usage. For example, where Tenant installs and uses a number of electronic devices which is greater than
normal, the increased usage may result in higher electrical charges and increased charges for cooling since
overheating of rooms may resutt. :

Tenant shall reimburse the landlord in regards to Triple Net expenses. Tenant's NNN is ;5% of maintenance,
taxes & insurance for the property based on 1200 square feet being approximately 2 of 1% of 220,000 square
feet of property. ‘

TAXES. Tenant shall pay all taxes, assessments, liens and license fees (“Taxes”) levied, assessed or imposed
by any authority having the direct or indirect power to tax or assess any such liens, by reason of Tenant’s use of
the Premises, and all Taxes on Tenant’s personal property located on the Premises. Landlord shall pay all Taxes
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with respect to the Building and the Project, including any Taxes resulting from a reassessment of the Building or
the Project due to a change of ownership or otherwise.

COMMON AREAS.

a. Definition. The term “Common Areas” means all areas and facilities that are provided'and designated from
time to time by Landlord for the general non-exclusive use and convenience of Tenant with other tenants and
which are not leased or held for the exclusive use of a particular tenant. Common Areas may, b_ut do not
necessarily include, hallways, entryways, stairs, elevators, driveways, walkways. terraces, docks, loading areas,
restrooms, trash facilities, parking areas and garages, roadways, pedestrian sidewalks, .Iandscaped areas,
security areas and lobby or mall areas. Tenant shall comply with reascnable rules and r_eguia'hons concerning the
use of the common areas adopted by Landlord from time to time. Without advance notice to Tenapt and without
any liability to Tenant, l.andlord may change the size, use, or nature of any common areas, erect improvements
on the Common Areas or convert any portion of the Common Areas to the exclusive use of Landlord or selected
tenants, so long as Tenant is not thereby deprived of the substantial benefit of the Premises. Landlord reserves
the use of exterior walls and the roof, and the right to install, maintain, use, repair and replace pipes, ducts,
conduits, and wires leading through the Premises in areas which will not materially interfere with Tenant’s use
thereof. .

b. Use of the Common Areas. Tenant shall have the non-exclusive right in common with such other tenants to
whom Landlord has granted or may grant such rights to use the Common Areas. Tenant shall abit?e by rules and
regulations adopted by Landlord from time to time and shall use its best efforts to cause its employees,
contractors, and invitees to comply with those rules and regulations, and not interfere with the use of Common
Areas by others.

¢. Maintenance of Common Areas. Landlord shall maintain the Common Areas in good order, condition and
repair.

ALTERATIONS. Tenant may make alterations, additions or improvements to the Premises, with the prior written
consent of Landlord. The term “Alterations” shall not include the installation of shelves, movable partitions,
Tenant's equipment, and trade fixtures which may be performed without damaging existing improvements or the
structural integrity of the Premises, and Landlord’s consent shall not be required for Tenant's installation of those
items. Tenant shall complete all Alterations at Tenant's expense in compliance with all applicable laws and in
accordance with plans and specifications approved by Landlord, using contractors approved by Landiord, and in a
manner so as to not unreasonably interfere with other tenants. Landiord shall be deemed the owner of all
Alterations except for those which Landlord requires to be removed at the end of the Lease term. Tenant shall
remove all Alterations at the end of the Lease term unless Landlord conditioned its consent upon Tenant leaving a
specified Alteration at the Premises, in which case Tenant shall not remove such Alteration. Tenant shall
immediately repair any damage to the Premises caused by removal of Alterations.

REPAIRS AND MAINTENANCE. Tenant shall, at its sole expense, maintain the Premises in good condition and
promptly make all repairs and replacements, whether structural or non-structural, necessary to keep the Premises
safe and in good condition, including all utilities and other systemns serving the Premises. Landlord shall maintain
and repair the Building structure, foundation, exterior walls, and roof, and the Common Areas. Tenant shall not
damage any demising wali or disturb the structural integrity of the Premises and shall promptly repair any damage
or injury done to any such demising walls or structural elements caused by Tenant or its employees, agents,
contractors, or invitees. If Tenant fails to maintain or repair the Premises, l.andlord may enter the Premises and
perform such repair or maintenance on behalf of Tenant. In such case, Tenant shall be obligated to pay to
Landlord immediately upon receipt of demand for payment, as additional Rent, ali costs incurred by Landiord.
Notwithstanding anything in this Section to the contrary, Tenant shall not be responsible for any repairs to the
Premises made necessary by the acts of Landlord or its agents, employees, contractors or invitees therein.

Upon expiration of the Lease term, whether by lapse of time or otherwise, Tenant shall promptly and peacefulty
surrender the Premises, together with all keys, to Landlord in as good condition as when received by Tenant from
Landlord or as thereafter improved, reasonable wear and tear and insured casualty excepted.

Condition of unit is considered “As 15" without the exception of Landlord’s work defined in Exhibit C of this lease.

ACCESS AND RIGHT OF ENTRY. After reasonable notice from Landlord (except in cases of emergency, where
no notice is required), Tenant shall permit Landlord and its agents, employees and contractors to enter the
Premises at all reasonable times to make repairs, alterations, improvements or inspections. This Section shall not
impose any repair or other obligation upon Landlord not expressly stated elsewhere in this Lease. After
reasonable notice o Tenant, Landlord shall have the right to enter the Premises for the purpose of showing the
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Premises to prospective purchasers or lenders at any time, and to prospective tenants within 180 days prior to the
expiration or sooner termination of the Lease term.

DESTRUCTION OR CONDEMNATION.

a. Damage and Repair. If the Premises or the portion of the Property necessary for Tenant’s occupancy are
partially damaged but not rendered untenantable, by fire or other insured casualty, then Landlord shall diligently
restore the Premises and the portion of the Property necessary for Tenant’s occupancy and this L.ease shall not
terminate; provided, however, Tenant may terminate the Lease if Landlord is unable to restore the Premises
within six (6) months of the casually event. The Premises or the portion of the Property necessary for Tenant’s
occupancy shall not be deemed untenantable if less than twenty-five percent (25%) of each of those areas are
damaged. Notwithstanding the foregoing, Landlord shail have no obligation to restore the Premises or the portion
of the Property necessary for Tenant's occupancy if insurance proceeds are not available to pay the entire cost of
such restoration. If insurance proceeds are available to Landiord but are not sufficient to pay the entire cost of
restoration, then Landlord may elect to terminate this Lease and keep the insurance proceeds, by notifying
Tenant within sixty (60) days of the date of such casualty.

If the Premises, the portion of the Property necessary for Tenant’s occupancy, or 50% or more of the rentable
area of the Property are entirely destroyed, or parially damaged and rendered untenantable, by fire or other
casualty, Landlord may, at its option: (@) terminate this Lease as provided herein, or (b) restore the Premises and
the portion of the Property necessary for Tenant’s occupancy to their previous condition; provided, however, if
such casualty event occurs during the last 6 months of the Lease term (after considering any option to extend the
term timely exercised by Tenant) then either Tenant or Landiord may elect to terminate the l-ease. If, within 60
days after receipt by Landlord from Tenant of written notice that Tenant deems the Premises or the portion of the
Property necessary for Tenant's occupancy untenantable, Landlord fails to notify Tenant of its election to restore
those areas, or if Landlord is unable to restore those areas within six (6) months of the date of the casualty event,
then Tenant may elect to terminate the Lease.

If Landlord restores the Premises or the Property under this Section 16(a), Landlord shall proceed with
reasonable diligence to complete the work, and the base Rent shall be abated in the same proportion as the
untenantable portion of the Premises bears to the whole Premises, provided that there shall be a rent abatement
only if the damage or destruction of the Premises or the Property did not result from, or was not contributed to
directly or indirectly by the act, fault or neglect of Tenant, or Tenant’s officers, contractors, licensees, agents,
servants, employees, guests, invitees or visitors. Provided, Landlord complies with its obligations under this
Section, no damages, compensation or claim shall be payable by Landlord for inconvenience, loss of business or
annoyance directly, incidentally or consequentially arising from any repair or restoration of any portion of the
Premises or the Property. Landlord will not carry insurance of any kind for the protection of Tenant or any
improvements paid for by Tenant or as provided in Exhibit C or on Tenant's furniture or on any fixtures,
equipment, improvements or appurtenances of Tenant under this Lease, and Landlord shall not be obligated to
repair any damage thereto or replace the same unless the damage is caused by Landlord’s negligence.

b. Condemnation. If the Premises, the portion of the Property necessary for Tenant’s occupancy, or 50% or
more of the rentable area of the Property are made untenantable by eminent domain, or conveyed under a threat
of condemnation, this Lease shall terminate at the option of either Landlord or Tenant as of the earlier of the date
title vests in the condemning authority or the condemning authority first has possession of the Premises or the
portion of the Property and all Rents and other payments shall be paid to that date. In case of taking of a part of
the Premises or the portion of the Property necessary for Tenant’s occupancy that does not render those areas
untenantable, then this Lease shall continue in full force and effect and the base Rent shall be eguitably reduced
based on the proportion by which the floor area of any structures is reduced, such reduction in Rent to be
effective as of the earlier of the date the condemning authority first has possession of such portion or title vests in
the condemning authority. The Premises or the portion of the Property necessary for Tenant’s occupancy shall
not be deemed untenantable if less than twenty-five percent (25%) of each of those areas are condemned.
Landlord shall be entitied to the entire award from the condemning authority attributable to the value of the
Premises or the Property and Tenant shalt make no claim for the value of its leasehold. Tenant shall be permitted
to make a separate claim against the condemning autherity for moving expenses or damages resulting from
interruption in its business, provided that in no event shall Tenant’s claim reduce Landlord’s award.

INSURANCE.

a. Liability Insurance. During the Lease term, Tenant shall pay for and maintain commercial general liability
insurance with broad form property damage and contractual liability endorsements. This policy shall name
Landlord as an additional insured, and shall insure Tenant’s activities and those of Tenant’s employees, officers,
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contractors, licensees, agents, servants, employees, guests, invitees or visitors with respect to the_ Pren]ises
against loss, damage or liability for personal injury or death or loss or damage fo property with a comblned_ single
fimit of not less than $1,000,000, and a deductible of not more than $5,000. The insurance will be non-contributory
with any fiability insurance carried by Landlord.

b. Tenants Insurance. During the Lease term, Tenant shall pay for and maintain replacement cost fire and
extended coverage insurance, with vandalism and malicious mischief, sprinkler leakage and earthquake
endorsements, in an amount sufficient to cover not less than 100% of the full replacement cost, as the same may
exist from time to time, of all of Tenant's personal property, fixtures, equipment and tenant improvements.

c. Miscellaneous. Insurance required under this Section shall be with companies rated A-V or better in Best's
Insurance Guide, and which are authorized to transact business in the State of Washington. No insurance policy
shall be cancelled or reduced in coverage and each such policy shall provide that it is not subject to cancellation
or a reduction in coverage except after thirty (30) days’ prior written notice to Landlord. Tenant shall deliver to
Landiord upon commencement of the Lease and from time to time thereafter, copies or certificates of the
insurance policies required by this Section. In no event shall the limit of such policies be considered as limiting
the liability of Tenant under this Lease.

d. Landlord Insurance. Landlord shall pay for and maintain standard form extended coverage fire insurance of
the building shell and core in the amount of their full replacement value, and such other insurance of such types
and amounts as Landlord, in its discretion, shall deem reasonably appropriate. In addition to the foregoing, in the
event Tenant fails to provide or keep in force any of the insurance as required above, Landlord, in its discretion,
may provide such insurance, in which event, the cost thereof shall be payable by Tenant te Landlord as additional
rent on the first day of the calendar month immediately following demand therefor from Landlord.

e. Waiver of Subrogation. Landlord and Tenant hereby release each other and any other tenant, their agents
or employees, from responsibility for, and waive their entire ¢laim of recovery for any loss or damage arising from
any cause covered by insurance required to be carried by each of them. Each party shall provide notice to the
insurance carrier or carriers of this mutual waiver of subrogation, and shall cause its respective insurance carriers
to waive all rights of subrogation against the other. This waiver shall not apply to the extent of the deductible
amounts to any such palicies or to the extent of liabilities exceeding the limits of such policies.

17. INDEMNIFICATION. Tenant shall defend, indemnify, and hold Landlord harmless against all liabilities, damages,
costs, and expenses, including attorneys’ fees, arising from any negligent or wrongful act or omission of Tenant or
Tenant’s officers, contractors, licensees, agents, servants, employees, guests, invitees, or visitors on or around
the Premises as a result of any act, omission or negligence of Tenant, or Tenant’s officers, contractors, licensees,
agents, servants, employees, guests, invitees, or visitors, or arising from any breach of this Lease by Tenant.
Tenant shall use legal counsel acceptable to Landlord in defense of any action within Tenant’s defense obligation.
Landiord shall defend, indemnify and hold Tenant harmless against all liabilities, damages, costs, and expenses,
including attorneys' fees, arising from any negligent or wrongful act or omission of Landlord or Landlord’s officers,
contractors, licensees, agents, servants, employees, guests, invitees, or visitors on or around fhe Premises or
arising from any breach of this Lease by Landlord. Landlord shall use legal counsel acceptable to Tenant in
defense of any action within Landlord’s defense obligation. The provisions of this section 17 shall survive
expiration or termination of this Lease.

18. ASSIGNMENT AND SUBLETTING. Tenant shall not assign, sublet, mortgage, encumber or otherwise transfer

any interest in this Lease (collectively referred to as a “Transfer”) or any part of the Premises, without first
obtaining Landlord’s written consent, which shall not be unreasonable withheld. No Transfer shall relieve Tenant
of any liability under this Lease notwithstanding Landlord’s consent to such Transfer. Consent to any Transfer
shall not operate as a waiver of the necessity for Landlord’s consent to any subsequent Transfer.
If Tenant is a partnership, limited liability company, corporation, or other entity, any transfer of this Lease by
merger, consolidation, redemption or liquidation, or any change(s) in the ownership of, or power to vote, which
singularly or collectively represents a majority of the beneficial interest in Tenant, shall constitute a Transfer under
this Section.

As a condition to Landlord’s approval, if given, any potential assignee or sublessee otherwise approved by
Landlord shall assume all obligations of Tenant under this Lease and shall he jointly and severally liable with
Tenant and any guarantor, if required, for the payment of Rent and performance of all terms of this Lease. In
connection with any Transfer, Tenant shall provide Landiord with copies of all assignments, subleases and
assumption instruments.

19. LIENS. Tenant shall keep the Premises free from any liens created by or through Tenant. Tenant shall indemnify
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and hold Landlord harmless from liability from any such liens including, without limitation, liens arising from any
Alterations. If a lien is filed against the Premises by any person claiming by, through or under Tenant, Tenant
shall, upon request of Landlord, at Tenant’s expense, immediately furnish to Landlord a bond in form and amount
and issued by a surety satisfactory to Landiord, indemnifying Landlord and the Premises against all liabilities,
costs and expenses, including attorneys’ fees, which Landiord could reasonably incur as a result of such lien(s).

DEFAULT. The following occurrences shall each be deemed an Event of Defauit by Tenant:

a. Failure To Pay. Tenant fails to pay any sum, including Rent, due under this Lease following five (5) days
written notice from Landlord of the failure o pay.

b. Vacation/Abandonment. Tenant vacates the Premises (defined as an absence for at least 15 consecutive
days without prior notice to Landiord), or Tenant abandons the Premises (defined as an absence of five (5) days
or more while Tenant is in breach of some other term of this Lease). Tenant's vacation or abandonment of the
Premises shall not be subject to any notice or right to cure.

c. Insolvency. Tenant becomes insolvent, voluntarily or involuntarily bankrupt, or a receiver, assignee or other
liquidating officer is appointed for Tenant’s business, provided that in the event of any involuntary bankruptey or
other insolvency proceeding, the existence of such proceeding shall constitute an Event of Default only if such
proceeding is not dismissed or vacated within 60 days after its institution or commencement.

d. Levy or Execution. Tenant’s interest in this Lease or the Premises, or any part thereof, is taken by
execution or other process of law directed against Tenant, or is taken upon or subjected to any attachment by any
creditor of Tenant, if such attachment is not discharged within 15 days after being levied.

e. Other Non-Monetary Defaults. Tenant breaches any agreement, term or covenant of this Lease other than
one requiring the payment of money and not otherwise enumerated in this Section, and the breach continues for a
period of 30 days after notice by L.andlord to Tenant of the breach.

f. Failure to Take Possession. Tenant fails to take possession of the Premises on the Commencement Date.
REMEDIES.

Landlord shall have the following remedies upon an Event of Default. Landlord’s rights and remedies under this
Lease shall be cumulative, and none shall exclude any other right or remedy allowed by law.

a. Termination of Lease. Landlord may terminate Tenant's interest under the Lease, but no act by l.andlord
other than written nofice from Landlord to Tenant of termination shall terminate this Lease. The Lease shall
terminate on the date specified in the notice of termination. Upon termination of this Lease, Tenant will remain
liable to Landlord for damages in an amount equal to the rent and other sums that would have been owing by
Tenant under this Lease for the balance of the Lease term, less the net proceeds, if any, of any reletting of the
Premises by Landlord subsequent to the termination, after deducting all Landlord’s Reletting Expenses (as
defined below). Landlord shall be entitled to either collect damages fram Tenant monthly on the days on which
rent or other amounts would have been payable under the Lease, or aiternatively, Landlord may accelerate
Tenant's obligations under the Lease and recover from Tenant: (i) unpaid rent which had been earned at the time
of termination; (i) the amount by which the unpaid rent which would have been earned after termination until the
time of award exceeds the amount of rent loss that Tenant proves could reasonably have been avoided; (jii) the
amount by which the unpaid rent for the balance of the term of the Lease after the time of award exceeds the
amount of rent loss that Tenant proves could reasonably be avoided (discounting such amount by the discount
rate of the Federal Reserve Bank of San Francisco at the time of the award, plus 1%); and (iv) any other amount
necessary to compensate Landiord for ali the detriment proximately caused by Tenant's failure to perform its
obligations under the Lease, or which in the ordinary course would be likely to result from the Event of Default,
including without limitation Reletting Expenses described in Section 21b.

b. Re-Entry and Reletting. Landlord may continue this Lease in full force and effect, and without demand or
notice, re-enter and take possession of the Premises or any part thereof, expel the Tenant from the Premises and
anyone claiming through or under the Tenant, and remove the personal property of either.. Landlord may relet the
Premises, or any part of them, in Landlord’s or Tenant’s name for the account of Tenant, for such period of time
and at such other terms and conditions, as Landlord, in its discretion, may determine. Landlord may collect and
receive the rents for the Premises. Re-entry or taking possession of the Premises by Landlord under this Section
shall not be construed as an election on Landlord’'s part to terminate this Lease, unless a written notice of
termination is given to Tenant. Landlord reserves the right following any re-entry or reletting, or both, under this
Section to exercise its right fo terminate the Lease. During the Event of Default, Tenant will pay Landlord the rent
and other sums which would be payable under this Lease if repossession had not occurred, plus the net
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proceeds, if any, after reletting the Premises, after deducting Landiord's Reletting Expenses. “Reletting Expenses”
is defined to include ali expenses incurred by Landlord in connection with reletting the Premises, including without
limitation, all repossession costs, brokerage commissions, attorneys’ fees, remodeling and repair costs, costs for
removing and storing Tenant’s property and equipment, and rent concessions granted by Landlord to any new
Tenant, prorated over the life of the new lease.

¢. Waiver of Redemption Rights. Tenant, for itseif, and on behalf of any and all persons claiming through or
under Tenant, including creditors of all kinds, hereby waives and surrenders all rights and privileges which they
may have under any present or future law, to redeem the Premises or to have a continuance of this Lease for the
L.ease term, as it may have been extended.

d. Nonpayment of Additional Rent. All costs which Tenant agrees to pay to Landlord pursuant to this Lease
shall in the event of nonpayment be treated as if they were payments of Rent, and L.andlord shall have all the
rights herein provided for in case of nonpayment of Rent.

e. Failure to Remove Property. If Tenant fails to remove any of its property from the Premises at Landlord’s
request following an uncured Event of Default, Landlord may, at its option, remove and store the property at
Tenant's expense and risk. If Tenant does not pay the storage cost within five (5) days of Landlord’s request,
Landlord may, at its option, have any or all of such property sold at public or private sale (and Landlord may
become a purchaser at such sale), i such manner as l.andlord deems proper, without notice to Tenant. Landlord
shall apply the proceeds of such sale: (i) to the expense of such sale, including reasonable attorneys’ fees
actually incurred; (ji) to the payment of the costs or charges for storing such property; (iii) to the payment of any
other sums of money which may then be or thereafter become due Landlord from Tenant under any of the terms
hereof; and (iv) the balance, if any, to Tenant. Nothing in this Section shall limit Landlord’s right to sell Tenant’s
personal property as permitted by law to foreclose Landlord’s lien for unpaid rent.

MORTGAGE SUBORDINATION AND ATTORNMENT. This Lease shall automatically be subordinate to any
mortgage or deed of trust created by landiord which is now existing or hereafier placed upon the Premises
including any advances, interest, modifications, renewals, replacements or extensions (“Landlord’s Morigage”),
provided the holder of any Landlord’s Mortgage or any person(s) acquiring the Premises at any sale or other
proceeding under any such Landlord’s Mortgage shall elect to continue this Lease in full force and effect. Tenant
shall attorn to the holder of any Landlord’s Mortgage or any person(s) acquiring the Premises at any sale or other
proceeding under any Landlord’s Mortgage provided such person(s) assume the obligations of Landlord under
this Lease. Tenant shall promptly and in no event later than fifteen (15) days execute, acknowledge and deliver
documents which the holder of any Landlord’s Morigage may reasonably require as further evidence of this
subordination- and attornment. Notwithstanding the foregoing, Tenant’s obligations under this Section are
conditioned on the holder of each of Landlord’s Mortgage and each person acquiring the Premises at any sale or
other proceeding under any such Landiord’s Mortgage not disturbing Tenant's occupancy and other rights under
this Lease, so long as no uncured Event of Default exists.

NON-WAIVER. Landlord’s waiver of any breach of any term contained in this Lease shall not be deemed to be a
waiver of the same term for subsequent acts of Tenant. The acceptance by Landlord of Rent or other amounts
due by Tenant hereunder shail not be deemed to be a waiver of any breach by Tenant preceding such
acceptance.

HOLDOVER. If Tenant shall, without the written consent of Landlord, hold over after the expiration or termination
of the Term, such tenancy shall be deemed to be on a month-to-month basis and may be terminated according to
Washington law. During such tenancy, Tenant agrees to pay to Landlord 125% the rate of rental last payabie
under this Lease, uniess a different rate is agreed upon by Landlord. All other terms of the Lease shall remain in
effect.

NOTICES. Al notices under this Lease shall be in writing and effective (i) when delivered in person, (ii) three (3)
days after being sent by registered or certified mail to Landlord or Tenant, as the case may be, at the Notice
Addresses set forth in Section 1(h); or (i) upon confirmed transmission by facsimile to such persons at the
facsimile numbers set forth in Section 1(h) or such other addresses/facsimile numbers as may from time 1o time
be designated by such parties in writing.

COSTS AND ATTORNEYS’ FEES. If Tenant or l.andiord engage the services of an attorney to collect monies
due or to bring any action for any relief against the other, declaratory or otherwise, arising out of this Lease,
including any suit by Landlord for the recovery of Rent or other payments, or possession of the Premises, the
losing party shall pay the prevailing party a reasonable sum for attorneys’ fees in such suit, at trial and on appeal.

ESTOPPEL CERTIFICATES. Tenant shall, from time to time, upon written request of Landlord, execute,

RCLLC 0000957



LEASE AGREEMENT

(Continued) Page 11 of 15
STATE OF WASHINGTON )
) ss.

COUNTY OF ) \ o

I certify that | know or have satisfactory evidence that _ e Tlh LQJ is the person who appeared
before me and said person acknqwledged that ‘5//2,{?, Cﬂﬁ'}@m}w Th .I L& signed this instrument, on oath
stated that ﬁj/'\g/ 'Cﬁr}’lf\lﬁ)’xg, Ii": LQ ) was authorized to execute the instrument
and acknowledged it aé the of 1o be the free anq

voluntary act of such party for the uses and purposes mentioned in the instrument.

DATED: 6(3 Q! 30 2 f‘ﬁf ) 2@.0@;_ -
- ; Nl ‘
Printed Name: & ;{ﬁ}", /, [;:7/‘/:{/?

) ! NOTARY PUBLIC in and for the State
Notay Public ¥ Y/ /4
mnfm¢m|w of Washington, residing at {/M 'f/(,; /‘/

RYAN L CARLISLE .
My Appointment Expires Mar 13, 2011 | My Commission expires: W?xzr{/A / 3/ 22/,

(Seal or stamp)

STATE OF WASHINGTON )
) ss.
COUNTY OF ) y f

| certify that | know or have satisfactory evidence that , ;0‘ N Sﬁ,nﬁis the person who appeared

before me and said person acknowledged that signed this instrument, on oath

T e .
stated that Ae/ e Yo XY i 2 h, !)/j_l'l‘:' j;nf (L) S was authorized to execute the instrument
and acknowledged it as the of to be the free and

voluntary act of such party for the uses and purposes mentioned in the instrument.

DATED: (). ‘ L 00T . / /
(Seal or stamp) %ﬁ%é} i / e
Printed Na@ f/émfm /—." Q 4 A §//f/
NOTARY PUBLIC in and for the State

of Washington, residing at M/ M

RYAN L CARLISLE . ,
My Appointment ExplresMar 13, 2011 My Commission expires: mﬁl 77/}/\ ’ 3/ Ml

My Commission expires:
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LEASE AGREEMENT
(Continued)

INWITNESS WHEREOF this Lease has been executed the date and year first above wiitten.

s [Py

Page 10 of 15

Landlord: Tenant:
Aaiaie vy Qommens i //{//
Landlord: L/Tenant:
Diruek besia ;l.g\ D
By: By:
_ Mamaacec
Its: Its:
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LEASE AGREEMENT
Page 12 of 15

(Conltinued)
STATE OF WASHINGTON )
) S8,
CcOouNTY OF Y ats
I certify that | know or have satisfactory evidence that W L:'IGLCL I\Ckﬂb is the person who appeared
signed this instrument, on oath

before me and said person acknowledged that M t‘SlC)lCU\[l Pl -b
was authorized to execute the instrument

stated that ____ 0+ sweld I\CU’—D
and acknowledged it as the mCLf\CLQ# of ]zm inud v ( evnmen s to bethe free and

voluntary act of such party for the uses and purposes mentioned in the instrument.

pAaTED: O hedey 2 200
UI‘P&QW\&@G‘HW

(Seal or stamg)&\ WALy "y,
“‘\\ \\A\}\.\-\\:\\’ !)\? I'l s,
W::Of‘y o‘j\r.\\” i Al h?i@*r,’ Printed Narme: O (% *G\Q My~ '/P I NTNSO )
£ O o, B 9%
DS ) & NOTARY PUBLIC in and for the State
2740 - mp g
’; 3 PR F - z of Washington, residingat __1 Q. &stnd y UHA
X NN - . .
Ui D19\ G F My Commission expires: __ 1O~ 1~ 201 )
Ty, & e
g OF w ASN
Ty
STATE OF WASHINGTON ) .
) ss.
COUNTY OF )
| certify that | know or have satisfactory evidence that is the person who appeared
before me and said person acknowledged that signed this instrument, on oath
stated that was authorized to execute the instrument
and acknowledged it as the of to be the free and

voluntary act of such party for the uses and purposes mentioned in the instrument.

DATED: .

(Seal or stamp)

Printed Name:

NOTARY PUBLIC in and for the State

of Washington, residing at

My Commission expires;

My Commission expires:
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LEASE AGREEMENT
{Continued)

EXHIBIT A
[Outline of the Premises]
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LEASE AGREEMENT
(Continued) Page 14 of 15

EXHIBIT B
[Legal Description]

PARCEL 2:

Lots 1 through 6, Block 233, Seattle Tidlands, in King County, Washington, as shown on the
official maps on file in the Office of the Commissioner of Public Lands at Olympia, Washington;

TOGETHER WITH Lots 1 through 12, Block 17, Handford's Addition to South Seattle, according
to the plat thereof recorded in Volume 1 of Plats, page 37 in King County, Washington;

TOGETHER WITH ALL of vacated alley in said Block 17, as vacated under City of Seattle
Ordinance No. 38522;

TOGETHER WITH Lots 1 through 12, Block 16, Handford’s Addition to South Seattle, according
to the plat thereof recorded in Volume 1 of Plats, page 37 in King County, Washington,

TOGETHER WITH ALL of vacated alley in said Block 17, as vacated under City of Seattle
Or(_jinance No. 38521;

TOGETHER WITH ALL of vacated South Winthrop Street beiween said Blocks 16 and 17, as
vacated under City of Seattle Ordinance No. 38522;

TOGETHER WITH that portion of vacated South Handford Street between adjoining Blocks 16,
as vacated under City of Seattie Ordinance No. 69571 and would attach by operation of law,

TOGETHER WITH that portion of vacated Tenth Avenue South between adjoining Blocks 16, as
vacated under City of Seattle Ordinance No. 95836, and described as follows;

BEGINNING at the intersection of the produclion south of the East line of Block 16 of said Plat of
Hanford’s Addition to South Seattle and the Westerly right-of-way line of the Seatile Freeway
(Primary State Highway No. 1); thence Northerly along said Westerly right-of-way line to the
production east of the North line of Lot12, Block 17 of said plat; thence West along said produced
line to the East line of Block 17; thence South along said East line and the same produced and
along the East line of Block 16 to the POINT OF BEGINNING; EXCEPT from the above
described Parcel 2 any portion lying within the Northern Pagific Railway Company right-of-way;
EXCEPT that portion as conveyed to the State of Washington for Primary State Highway No. 1 by
deed recorded under Recording No, 6199964,
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General:

LEASE AGREEMENT
(Continued) Page 15 of 15

EXHIBIT C
[Landlord’s Work]

Security locks and / or deadbolt(s) at main entry and secondary exit (if not already
provided).

Provide working smoke detectors.

Replace damaged windowpanes throughout studio.

Adjust neighboring HVAC unit to decrease / erase “whistling” noise.

Main Room: .
- Replace damaged linear fluorescent light fixture on the ceiling.

Bathroom:

Repair hot water / cold water mixing at sink faucet and shower heads.

Provide operable base board heater to cap exposed electrical wires.

[Tenant's Work]

Demolish plaster and expose original brick walls.

Provide new flooring, either T & G flooring material, or thin topping slab (and sealant) to
level out floor.

Provide washer / dryer hook-ups.

Provide additional conduit runs for lighting.
Re-paint walls.

Fire / life safety light fixtures (if not already provided) at BMQ entry hallway and at
northeast exit door.

Basic light fixtures for bath closet, elevator nook, and northeast corner of Main Room at sink.
Broadband hook-up.

14

Note: Tenant's work can be done anytime within the first year of the lease.
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Rent Rider

1. BASE MONTHLY RENT SCHEDULE. Tenant shall pay Landlord base monthly rent
during the Lease Term according to the following schedule:

Lease Year (Stated in Base Monthly Rent
Years or Months) Amount
1-5 $1.00 per sqgft per month
5-10 $ (see item 3)

$

$

$

CONSUMER PRICE INDEX ADJUSTMENT ON BASE MONTHLY RENT. The
base monthly rent shall be increased on the first day of the second (2™) Lease Year and
on the first day of each Lease year thereafier (except the Commencement Date and ihe
first day of any extension term) in accordance with the increase in the United States
Department of Labor, Bureau of Labor Statistics, Consumer Price Index for All Urban
Consumers (all items for the geographical Statistical Area in which the Premises is
located on the basis of 1982-1984 equals 100) (the “Index”). The base monthly rent
payable immediately prior to each adjustment date shall be increased by the percentage
that the Index published for the date nearest preceding the adjustment date has increased
over the Index published for the date nearest the first day of the preceding Lease Year
from which the adjustment is being measured. Upon the calculation of each increase,
Landlord shall notify Tenant of the new base monthly rent payable hereunder. Within
twenty (20) days of the date of Landlord’s notice, Tenant shall pay the deficiency in any
Rent paid for a period following the subject adjustment date and shall thereafter pay the
increased Rent until receiving the next notice of increase from Landlord. If the
components of the Index are materially changed after the Commencement Date, or if the
Index is discontinued during the Lease Term, Landlord shall notify Tenant of a substitute
published index which, in Landlord’s reasonable discretion, approximates the Index and
use the substitute index to make subsequent adjustments.

N

3. Tenant shall have ninety (90) days from the last day of the fifth (5™) Lease Year to
negotiate the second five (5) year lease option at fair market value.

7 :’).._,-ﬂ’
Jp—t.

Landlord’s Initials
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